






















   

 

 

December 30, 2021 

 

 

 

 

2901 Nth 6th St. 

Harrisburg Pa.17110 

 

Dear Property owner: 

Please be advised that I will be requesting a special Exception for a Childcare Center at 2901 Nth 6th St. 

The application will be reviewed by the Planning Commission at 6:30pm on Wednesday, February 2nd and by the 

zoning hearing board at 6:00pm on Monday, February28th. You are invited to attend the meeting and comment on 

the proposal. The meeting will be held at the council chambers in City Hall. (MLK Government Center 10 Nth 2nd St. 

Harrisburg, PA.17110) 

 

 

Thankfully, 

Valerie Moore 







 
Wanda Williams, Mayor 

 
PPLLAANNNNIINNGG  BBUURREEAAUU  CCAASSEE  RREEPPOORRTT 

 
Special Exception Application 

2901 North 6th Street 
 

PROPERTY ADDRESS:  
2901 North 6th Street 

APPLICANT: 
Valerie Moore w/ Loving Handz 
Early Learning & Development 
Center, Inc.  

APPLICANT STATUS: 
Owner 

PID:  
14-039-001    

ZONING: 
Residential Medium-Density (RM) 

HPC DATE: 
February 2, 2022 

ZHB CASE #: 
2504 

ZHB DATE:  
Februasy 28, 2022 

SITE VISIT DATE(S): 
January 25, 2022 

HISTORIC DISTRICT: 
N/A 

FLOODPLAIN: 
Zone X (No Floodplain) 

SUBMISSION DATE: 
January 3, 2022 

 
REQUEST:  
The Applicant is proposing a “Child Care Center” use in the Residential Medium-Density (RM) 
zoning district; per Section 7-305.7 of the Zoning Code, Special Exception approvals are 
required for the proposed use and for relief from the off-street parking requirements outlined in 
Section 7-327.6 of the Zoning Code.  
 
PROPERTY DESCRIPTION: 
The property is a 0.26-acre lot featuring a two-story, 2,448-square-foot building which was 
constructed circa 1936 (per Dauphin County tax records). The property is bounded by the 
property at 2915 North 6th Street to the north, an undeveloped public right-of-way known as 
Marie Street to the east, Division Street to the south, and North 6th Street to the west. 
 
This two-story, detached structure features elements of the Colonial Revival architectural style. 
Character-defining features include: the aluminum siding; a primary entrance via an enclosed 
porch area that was a later addition; a side entrance along the southern façade featuring an 
aluminum storm door and a small detached garage along Division Street. Fenestration features 
one-over-one, vinyl windows with decorative storm shutters. The structure is topped by a gabled 
roof clad in asphalt shingles. The property features a large front set back area featuring a grass 
lawn and some shrubbery. The structure has lost some of its historic integrity; however, the 
building form and placement does contribute to the overall character and streetscape of the 
surrounding neighborhood.    
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SPECIAL EXCEPTION REQUIREMENTS 
PER CHAPTER 7-323 and 7-321 OF THE ZONING CODE: 
1. The Board shall determine that the minimum requirements of this Code as set forth in 

Section 7-323.6 have been met.  
 

Per Section 7-305.7 of the Zoning Code, the Zoning Hearing Board may grant a Special 
Exception to establish a “Child Care Center” use in the Residential Medium (RM) zoning 
district. 
 
The Zoning Hearing Board may grant a Special Exception for relief from the off-street parking 
requirements, per 7-327.8 of the Zoning Code, if certain criteria can be met. With respect to the 
current application, the Planning Bureau believes that there is sufficient public, on-street parking 
along the 2900 block of North 6th Street to accommodate the parking needs of staff and loading/ 
unloading needs for parents and caregivers dropping off and picking up children. The Applicant 
may want to consider coordinating with the City Engineer’s Office and/or City Council to 
designate a loading/unloading zone along the curb in front of the property during normal drop-
off/pick-up times. 
 
2. The Board shall find that the use, structure, or action authorized by the special permit 

will not be contrary to the preservation of the general character of the neighborhood 
involved. 

 
With respect to the proposed use, the Applicant has stated: 
“I want to open a child care center. I believe this location would service the community well, and 
also would be a great asset to the neighborhood.” 
With respect to the existing use, the Applicant has stated: 
“The property is currently vacant. Prior to purchasing the property it was a drug and alcohol 
treatment center.”  
 
The Planning Bureau notes that the property's most recent use as “Treatment Center” known as 
the “Genesis House” existed on site until August 2021 (per City records). This business was 
considered a legal non-conforming use within the Residential Medium-Density (RM) zoning 
district since documented business activities have occurred on-stie within the past twelve 
months. Per Section 7-321.5(c) of the Zoning Code, a non-conforming use may be changed to 
another non-conforming use by the granting of a Special Exception approval by the Zoning 
Hearing Board. The Zoning Hearing Board shall determine whether the Applicant has provided 
sufficient proof to show that the proposed new use will be equal or have less impact in external 
effects than pre-existing nonconforming use. 
 
The Bureau notes that the subject property is located directly across the street from Camp Curtin 
Elementary School and is within close proximity to single-family homes. The former treatment 
center on-site operated as a substance abuse facility that regularly received patients battling drug 
and alcohol related issues. While the Bureau is unsure of the exact nature and intensity of 
operations on-site, the former use would likely have generated more vehicular traffic and had 
significantly greater parking needs throughout the course of a regular day. Given the nature of 
the previous use and its impact on traffic generation and parking, the Bureau believes that the 
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proposed “Child Care Center” use would have a lesser impact on the surrounding community 
and serve as a more compatible use to the residential character of the North 6th Street corridor.  
 
3. The Board shall duly consider the following factors, as appropriate: 
(A) ingress and egress to property and existing and proposed structures thereon, with 

particular attention paid to automotive and pedestrian safety and convenience; 
traffic generation, flow and control relative to existing and future vehicular capacity 
or nearby public rights of way; and access in case of fire, flood or other catastrophe; 

 
The Applicant stated: 
“The drop off and pick up is located in the front entrance of the building.” 
 
The property will be accessed exclusivity through pedestrian utilization of the existing sidewalks 
along North 6th Street and Division Street. The Planning Bureau does note that a small one-car 
garage is located on the property along Division Street. However, due to the relatively small size 
and configuration (a vehicle would need to back out onto Division Street to use the garage) it is 
not likely the garage will be utilized for daily off-street parking.  
 
(B) off-street parking and loading areas where required, with particular attention paid 

to the factors in paragraph (A) above and the noise, glare, odor, or traffic effects of 
the special exception on adjoining properties and properties generally in the 
neighborhood;  

 
The Applicant has stated: 
“The off-street parking is not marked off. If I took a guess I would say between 8 to 10.” 
 
The Planning Bureau notes that Section 7-327.6(A) of the Zoning Code requires a “Child Care 
Center” to provide one off-street space per six children and one space per employee. As the 
Applicant is proposing to operate a facility with a maximum of ten students and three employees, 
there is a requirement of at least five off-street spaces. 
 
In reference to the off-street parking mentioned by the Applicant, they are likely referring to the 
rear of the property along the undeveloped public right-of-way known as Marie Street as an off-
street parking area. The Bureau notes that this area cannot be considered an off-street parking 
area because it contains a public right-of-way and furthermore that would require formal 
development as a parking area, which may itself create zoning relief request. Due to the general 
size and layout of the property, it would likely be difficult to provide five off-street parking 
spaces on-site while insuring the area has proper traffic flow via drive aisles. Given the above, 
the Applicant will need a Special Exception for relief from all five of the required off-street 
parking spaces. The Bureau notes that the Applicant can work with the City to designate spaces 
for the safe drop-off and pick-up of children along North 6th Street (there is no on-street parking 
along Division Street). This may entail reserving a portion of the on-street parking spaces along 
North 6th Street adjacent to the property during the relevant drop-off and pick-up times. The 
Applicant will need to coordinate with the City Engineer's Office and/or City Council to 
designate and install signage for a drop-off/pick-up area.  
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It is also noted that the previous “Treatment Center” use had a greater or similar impact on the 
off-street parking supply as the proposed use. Per Section 7-327.6(A) of the Zoning Code, a 
“Treatment Center” is required to have at least five off-street spaces for each doctor or 
counselor. Though the exact number of doctors or counselors working on-stie simultaneously 
cannot be confirmed, it is likely that one or more counselor or doctor was present at a time to 
perform general treatment services.   
 
(C) refuse and service areas;  
 
The Planning Bureau notes that the Applicant did not mention refuse concerns in their 
application, but that the Department of Public Works (DPW) does issue refuse bins by the use 
on-site. Thus, if the Applicant is granted approval of the request by the Zoning Hearing Board, 
they will need to work with DPW to determine the appropriate refuse needs for the structure.  
 
(D) utilities, with reference to locations, availability, and compatibility;  
 
The Applicant has stated:  
“N/A”  
 
The Planning Bureau notes the existing water, electrical, and gas services provided to the former 
uses in the building are likely sufficient to meet the needs of the proposed use . Additional 
utilities such as cable, internet, and/or other telecommunications will likely be provided to meet 
the business needs. As noted above, the Applicant should coordinate with the Department of 
Public Works to ensure the account information reflects the new use (if approved). 
 
(E) screening and other buffering with reference to type, dimensions and character;  
 
The Applicant has stated:  
“N/A” 
 
The Planning Bureau notes that the project involves the reuse of interior space and that no new 
exterior additions to the site are proposed, aside from the installation of an outdoor enclosed play 
area. The proposed play area must conform to the fencing standards in Section 7-307.9(c) of the 
Zoning Code.  
 
(F) signs, if any, and existing and proposed exterior lighting with reference to glare, 

traffic safety and compatibility and harmony with properties in the neighborhood; 
 
The Applicant has stated:  
“No.” 
 
The Planning Bureau notes that any proposed signage must be in conformance of the standards 
set forth in Section 7-325.6 of the Zoning Code, which outlines the requirements of on-premise 
signs within the RM zoning district. 
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(G) required yards, setbacks and other open space;  
 
The Applicant has stated:  
“N/A” 
 
The Planning Bureau notes that the proposed use will not alter or expand the existing structure.  
 
(H) size, bulk, use, and general character of a proposed building, structure, expansion, 

or enlargement in relation to adjacent properties and the neighborhood generally; 
 
The Applicant has stated:  
“N/A” 
 
As noted above, the Applicant has no intention of expanding or enlarging the structures on-site 
other than the construction of a proposed outdoor play area. The Planning Bureau notes that any 
proposed play area would likely be compatible with the surrounding residential and institutional 
uses. The proposed use would also have a limited impact on the surrounding community and not 
have an adverse impact on adjacent properties.  
 
(I) other factors, if any, which have a bearing on the compatibility of the special 

exception with adjacent properties and the neighborhood generally. 
 
With respect to whether the proposal involves a public safety hazard, the Applicant has stated: 
The Applicant has stated:  
“N/A” 
With respect to whether the proposal will comply with the Environmental Performance 
Standards in Chapter 7-331, the Applicant has stated: 
The Applicant has stated:  
“N/A” 
With respect to the establishment or operation of a business, the Applicant has stated: 
“N/A” 
With respect to the impact on the character of the neighborhood, the Applicant has stated: 
“No” 
 
In reviewing the proposed use, Planning Bureau staff believe that a “Child Care Center” use 
would not pose a public safety hazard to the community, presuming the Applicant is able to 
provide a safe drop-off and pick-up location along North 6th Street. Overall, the proposed use 
would provide a benefit to the surrounding community through providing critical childcare 
services to residents. As noted above, the proposed use is more compatible with the community 
than the previous non-conforming drug and alcohol “Treatment Center” use that was located on 
site. Currently, the property could continue to be used as a “Treatment Center” as the 
continuance of a legal non-conforming use. If approved for a “Child Care Center” use , the 
“Treatment Center” use would no longer be permitted as a non-conforming use and thus the 
subject property would operate as a use that is more compatible with the adjacent community.  
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PLANNING BUREAU RECOMMENDATION: 
 
Planning Bureau staff recommends the request be Approved with the following condition(s): 
 
1. The Applicant should coordinate with the City Engineer’s Office to determine whether a 

drop-off/pick-up location can be designated along North 6th Street to allow for the safe 
loading and unloading of children.    

2. The proposed “Child Care Center” must comply with all aspects of the Specific Criteria of 
Section 7-309.2(m) of the Zoning Code.  

3. The Codes Bureau will perform a thorough inspection of the interior of the building, to 
ascertain whether the property complies with all modern building code regulations; if not, the 
Applicant must submit Building Permits to have the structure brought into compliance. 

 
Planning Bureau staff recommends the request be Approved for the following reason(s): 
 
1. The proposed use will establish a legal non-conforming use that is of equal or lesser impact 

than the existing legal non-conforming “Treatment Center” use.  
2. The proposed use will provide necessary childcare services to the residents of the 

surrounding community.   
3. A “Child Care Center” use would serve as a compatible use to the surrounding residential, 

commercial, and institutional properties.  
 
REVIEW PROCESS: 
1. Planning Bureau review of application and development of case report with recommendation 

to Harrisburg Planning Commission (HPC). 
2. Harrisburg Planning Commission review of application and recommendation to Zoning 

Hearing Board (ZHB). 
3. Harrisburg Zoning Hearing Board review of application and final decision. 
4. Submittal of Building Permit to the Codes Bureau and Planning Bureau for any proposed 

work. 
5. Submittal of Mercantile Application to the Tax & Enforcement Bureau.  

 
ATTACHMENTS:  
1. Zoning & Location Map 
2. Special Exception Application 
3. Existing Conditions Photos 
4. Interior Sketch Plan 
5. Exterior Sketch Plan (Proposed Play Area)  
6. Notification Letter & Proof of Mailing 
7. Property Tax Documentation 
8. Deed 

Approval with Conditions 
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  HEARING NOTICE 
 

The Harrisburg Zoning Hearing Board will hold a hearing at  
6:00 PM in the City Council Chambers, The Rev. Dr. Martin L. 

King, Jr. City Government Center,  
10 North 2nd Street, Harrisburg, PA 17101 on: 

 

February 28, 2022 
 

In reference to Case No. 2504 a request for: 
 

Special Exception Application for 2901 North 6th Street, zoned 
Residential Medium-Density (RM), filed by Valerie Moore 

with Loving Handz Early Learning & Development Center, 
Inc,” to establish a “Child Care Center” use on-site, and 

request relief from the off-street parking requirements for 
the proposed use. 

 
The Harrisburg Planning Commission will review the application 

on February 2, 2022 at 6:30 PM in 
the City Council Chambers, 10 North 2nd Street. 

 
Interested parties are invited to attend and express their views. 
Related information may be obtained by contacting the Planning 

Bureau at 717-255-6408. 
 

Wanda Williams            Harrisburg City Council 
        Mayor 
 
  
 
 
 
 

Posted On: January 25, 2022 
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